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POPULATION  STUDY 
SOUTH  COVE  PROJECT 
1965-1975 


INTRODUCTION 

The  population  study  of  the  South  Cove  community  covers 
the  period  1965  to  1975.   The  South  Cove  urban  renewal  program, 
which  began  in  1965  and  should  terminate  in  1975,  is  expected 
to  have  a  tremendous  impact  on  the  population  of  the  community. 
Eut  factors  other  than  urban  renewal  will  also  effect  population 
changes.   The  report  analyzes  these  population  changes  and  their 
possible  causes.   Three  sections  of  the  report  analyze  the  resi- 
dential, employment,  and  institutional  populations  of  the  South 
Cove,  while  a  fourth  section  analyzes  the  availability  of  transient 
and  miscellaneous  accommodations. 

The  location  or  distribution  of  each  category  of  population 
is  also  analyzed  by  "planning  analysis  area':  --  seven  areas  of 
the  South  Cove  divided  along  north-south  streets  —  in  order 
that  the  population  changes  between  1965  and  197  5  could  be  more 
easily  compared.   Maps  for  the  three  major  categories  show  the 
distribution  for  both  past  and  future  estimates  of  the  respective 
population  in  each  of  the  analysis  areas.   The  distribution  is 
shown  either  by  block,  urban  renewal  disposition  parcel,  or 
specific  type  of  development  within  each  of  the  areas. 
SUMMARY 

The  South  Cove  community  today  is  characterized  by  the  term 
"variety" .   This  characteristic  will  apply  as  much  to  the 
fy>   South  Cove  of  1975,  when  the  urban  renewal  plan  is  completed. 
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The  community  had  and  will  continue  to  have  its  garment 
industry,  insurance  offices,  retail  stores,  fine  restaurants, 
schools,  medical  center,  theaters,  and  homes. 

Since  the  South  Cove  is  not  wholly  a  residential  neighborhood, 
but  one  of  varied  activities,  three  categories  of  population 
were  analyzed;   residential,  employment,  and  institutional. 
The  first  category  is  defined  simply  as  the  people  who  make 
their  homes  in  the  South  Cove.   (This  definition  includes 
the  students  whose  temporary  homes  are  the  dormitories  of 
Tufts.)   The  second  category,  employment  population,  refers  to 
the  people  whose  regular  place  of  work  is  in  the  South  Cove. 
The  third  category,  institutional  population,  includes  students, 
hospital  in-patients,  and  church  congregations. 

TABLE  1 


Population  Category 


SUMMARY 

CHANGES 

IN  POPULATION 

1965-1975 

South  Cove 

1965 

1975 

Change 

1965-1975 

(est.) 

number 

percent 

2,600 

5,600 

3,000 

115 

17,100 

24,700 

7,600 

44 

7,000 

10,600 

3,600 

52 

Residential^ 

Employment2 

Institutional 


The  figure  for  the  1965  residential  population  is  an  estimate 
based  on  Police  listings  and  adjustments  from  the  1960  U.S.  Census 
^The  1965  employment  figure  is  actually  for  the  period  1964/1965, 
in  that  data  for  1965  were  incomplete. 
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?*v      Residential  Population.   Between  1965  and  1975  the  resi- 
dential population  is  expected  to  r.ore  than  double.   The  population 
in  1965,  however,  represented  a  loss  of  about  1,900  since  the  1960 
Census.  Displacement  due  to  property  acquisition  for  highway  construe1 
migration  from  a  "blighted"  neighborhood,  and  urban  renewal 
relocation  accounted  for  population  losses  between  1960  and 
1970.   Urban  renewal  programs  for  rehabilitation  of  residential 
areas  and  for  new  housing  will  account  for  population  increases 
between  1965  and  1975,  however. 

Employment  Population.   In  the  same  1965-1975  period 
employment  in  the  whole  South  Cove  community  is  expected  to  rise  by 
44  percent,  though  in  some  areas  employment  will  decrease  while 
in  others  it  will  increase.   Decreases  will  be  brought  about  by 
business  relocation  from  urban  renewal  and  in  residential  areas 
by  the  discouragement  through  urban  renewal  and  zoning  of  all 
but  neighborhood-related  employment.   Several  forces  at  work 
simultaneously  will  account  for  the  increases :  market  pressures 
for  more  intensified  office  development  near  the  Back  Bay 
insurance  district;  encouragement  of  retail  and  office  develop- 
ment along  the  major  commercial  street,  Stuart-Kneeland,  through 
the  provision  there  of  urban  renewal  development  parcels  designated 
for  those  uses?  and  the  provision  of  urban  renewal  development 
parcels  for  hospital  and,  consequently,  employment  expansion 
at  Tufts-New  England  Medical  Center. 

Institutional  Population.   The  institutional  population 

of  students,  hospital  in-patients,  and  church  congregations 
'> 
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is  expected  to  increase. by  about  52  percent  between  1965  and  1975. 
However,  one  of  the  largest  institutions  in  this  category,  the 
University  of  Massachusetts,  may  move  from  the  South  Cove  by 
1972,  in  which  case  the  ten-year  increase  in  the  institutional 
population  will  be  only  11  percent  (800)  .   In  addition  to 
the  University,  all  other  schools  are  expected  to  expand  their 
enrollments.   Also,  Tufts-New  England  Medical  Center  hospitals 
will  account  for  part  of  the  increase  in  the  institutional 
population  by  expansion  of  the  hospital  in-patient  accommodations. 

Transient  Accommodations.   Aside  from  residential,  employ- 
ment, and  institutional  populations,  the  South  Cove  has  a 
transient  population.   Some  of  the  accommodations  for  this 
transient  population  include  theaters  and  hotels  and  motels. 
Between  1965  and  1975  the  number  of  hotel  and  motel  rooms  in 
the  South  Cove  i  cxjecte;-  tc  cetVblvH,  goin«  from  G3fi  to  1,260  and 
the  number  of  theater  and  auditorium  seats  will  increase  from 
7,165  to  9,240. 

If  these  transient  accommodations  give  any  indication 
of  the  volume  of  people  who  are  just  passing  through  the 
area,  let  it  also  be  remembered  that  there  will  be  others  who 
will  come  into  the  South  Cove  perhaps  to  attend  a  basketball 
game  at  Don  Bosco,  to  pay  a  bill  at  an  insurance  office,  to 
visit  a  patient  at  the  Medical  Center  Hospitals,  to  pick  up 
a  check  at  the  City  Welfare  Department  office,  to  attend  a 
New  Year's  celebration  in  Chinatown,  or  to  dine  at  one  of  the 
many  restaurants  in  the  area.   It  is  this  type  of  population 
which  differentiates  the  South  Cove  from  many  of  the  other 
areas  of  Boston.  _^_ 
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«*v      Population  at  Various  Times  of  the  Day  and  Week.   An 

implication  of  such  diversity  of  development  is  continuous 

urban  activity — during  the  evenings  as  well  as  the  day,  and 

during  the  weekend  as  well  as  the  weekday.   It  is  estimated 

that  during  the  average  work  day  perhaps  some  4  0,000  people 

will  populate  the  South  Cove  as  employee,  housewife,  hospital 

patient,  or  student. 

ESTIMATED  DAY-TIME  POPULATION 

1,800  residents 
23,500  employees 
6,600  students 

700  hospital  in-patients 
700  hospital  patient  visitors 
1,000  dental  and  medical  out-patients 
6,000  business  clients,  shoppers,  diners,  etc, 

40,300  Total  day-time  population 

However,  even  after  the  usual  work  day  about  42  percent 
(approximately  17,000)  of  the  peak  daily  population  will  be 
retained  in  the  area  as  transient  and  permanent  residents, 
as  hospital  employees  and  patients,  and  as  theater-goers. 

ESTIMATED  NIGHT-TIME  POPULATION 

5,600  residents 

1,200  employees 

700  hospital  in-patients 

700  hospital  patient  visitors 

1,000  hotel  guests 

5,300  theater-goers 

2,000  diners,  etc. 

16,500  Total  night-time  population 
Even  a  Sunday  should  find  the  South  Cove  bustling  with 
some  14,000  people  as  residents,  church-goers,  or  hospital 
patients  and  visitors. 

O 
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ESTIMATED  SUNDAY  POPULATION 

l*y  5,600  residents 

1,200  employees 

700  hospital  in-patients 

700  hospital  patient  visitors 

3,100  church-goers 

1,000  movie-goers 

2,000  diners,  etc. 

14,300  Total  Sunday  population 
It  is  apparent  that  the  future  South  Cove  will  be  character- 
ized not  only  by  "variety",  but  also  by  "vitality". 
RESIDENTIAL  POPULATION 
Changes  in  Residential  Population;   1960-1975 

The  1960  residential  population  of  the  South  Cove  was  between 
4,400  and  4,500.   The  United  States  Census  block  statistics  showed 
a  population  of  3,545  for  the  blocks  which  continue  to  exist 
and  another  860  for  the  blocks  which  were  subsequently  taken  for 
highway  construction  in  1962.   However,  according  to  a  study 
entitled  "Estimated  Turnpike  Dislocation"  prepared  in  1962  by 
the  Boston  Redevelopment  Authority,  1,074  people  were  dislocated. 
Therefore,  assuming  that  a  total  of  about  1,000  people  were 
dislocated  because  of  highway  construction,  the  original  area 
in  residential  development  in  the  South  Cove  in  1960  contained 
approximately  4,500  people  while  the  population  after  the  taking 
of  land  in  1962  was  about  3,500.   (The  distribution  of  the 
residents  enumerated  in  the  1960  Census,  but  only  for  the  city 
blocks  remaining  in  1962,  is  shown  on  the  first  map  following 
this  section.) 
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In  order  to  determine  better  the  size  of  the  population  of 
the  South  Cove  prior  to  the  initiation  of  the  urban  renewal 
program,  the  1964  City  police  listing  was  used.   The  police 
listed  2,085  residents  age  20  and  over.   Assuming  that  the  pro- 
portion of  people  in  each  age  category  was  the  same  in  1964  as 
in  the  1960  Census,  the  2,035  residents  constituted  81%  of 
the  total  South  Cove  population,  and  therefore  the  remaining 
19%  under  age  20  totalled  490.   Hence,  the  adjusted  total  South 
Cove  population  in  1964  was  almost  2,600.   Unless  there  was  an 
under-counting  in  the  police  listing,  the  South  Cove  lost 
another  900  residents  since  1962. 

Further  loss  of  population  is  expected  before  the  1970 

Census.   The  loss  will  be  attributable  primarily  to  urban 

renewal  relocation  of  residents.   The  following  table  shows 

t.he  number  of  families  and  individuals,  by  planning  analysis 

area,  who  will  be  relocated. 

TABLE  II 

NUMBER  OF  FAMILIES  AND  INDIVIDUALS 
TO  BE  RELOCATED  BECAUSE  OF  URBAN  RENEWAL 

by  Planning  Analysis  Area 

South  Cove 

Area        Families        Individuals        Total  Case  Load 


I 

II 

III 

IV 

V 

VI 

VII 


0 
0 
25 
37 
59 
70 
57 


0 
0 
30 
64 
63 
98 
61 


0 
0 
55 
101 
122 
168 
118 


Total 


/A  Source: 


248 


316 


564 


Family  Relocation  Department,  South  Cove  Site  Office, 
Boston  Redevelopment  Authority,  November,  1967. 
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j*\      The  relocation  work  began  in  the  spring  of  1966  and  is 
expected  to  be  completed  in  1970.   By  the  end  of  1967  about 
half  the  case  load  (232  cases)  will  be  completed.   The 
remainder  will  be  handled  over  a  longer  period  of  time  because 
the  Boston  Redevelopment  Authority  schedule  for  property 
acquisition  does  not  necessitate  immediate  relocation  of 
some  of  the  residents. 

Translated  into  number  of  people  the  total  case  load  of 
564  represents  about  1,400  persons,  in  that  the  estimated 
average  family  size  of  243  families  to  be  relocated  is  3.4*. 
Unless  some  of  the  housing  supply  is  restored  in  the  South 
Cove  before  1970,  the  population  of  the  area  can  conceivably 
drop  to  1,200  (natural  growth  factors  excluded) . 

However,  approximately  two-thirds  of  the  over  900  new 
dwelling  units  to  be  supplied  under  the  urban  renewal  program 
will  be  built  by  1970  and  will  house  about  1,800  residents. 
This  gain  will  off-set  the  loss  due  to  urban  renewal  relocation 
and  should  hold  the  South  Cove  population  at  3,000  in  1970. 

In  1975,  the  anticipated  completion  date  of  the  urban 
renewal  program,  the  residential  population  of  the  South  Cove 
is  expected  to  be  between  5,300  and  6,000.   These  figures  are 
based  on  the  estimated  number  of  dwelling  units  factored  by 

3.0,  the  estimated  average  family  size**,  as  follows: 

♦Estimate  of  BRA  Family  Relocation  Department  South  Cove  Supervisor. 

**In  calculating  the  expected  future  number  of  residents  an 
average  family  size  of  3.0  was  applied  to  the  expected  number 
of  dwelling  units.   Although  this  figure  is  an  accepted  (cent.) 

O 
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TABLE  III 

SUMMARY 
1975  ESTIMATED  RESIDENTIAL  POPULATION1 


Type  of  Dwelling 


South  Cove 

Dwelling  Units 

Residents 

910 
690 

(220) 

2,730 
2,070 
(660) 

New 

Rehabilitation 
Possible  conversions  and 
vacant  lot  development 
Other2  510 

Total3  1,600  -  1,820        5,310  -  5,970 

Source:   Boston  Redevelopment  Authority  estimates  for  1975. 

See  Appendix  A  for  detailed  computations. 
^Primarily  group  housing. 

3The  totals  are  slightly  higher  than  on  the  map  and  in  Appendix  A 
because  in  this  table  the  total  number  of  each  type  of  dwelling 
unit  was  rounded  to  the  nearest  10  before  the  factor  of  3.0 
(average  family  size)  was  applied  to  derive  the  number  of  residents 

Nearly  half  the  South  Cove  population  in  1975  will  reside 

in  new  housing  constructed  on  development  parcels  provided 

through  urban  renewal.   Over  2,000  people  will  reside  in  existing 

houses  in  the  Chinatown  and  Bay  Village  rehabilitation  areas. 

These  people  together  with  those  residing  in  group  quarters 

(dormitories,  convents,  etc.)  will  bring  the  197  5  South  Cove 

population  to  over  5,300. 

* (cont.) standard  for  making  estimates,  it  should  be  pointed  out 
that  it  is  high  compared  to  the  average  family  size  of  the  1960 
Census  Tracts  for  the  South  Cove  (Census  tract  Jl  had  1.5  people 
per  family;  G2,  2.2?  G3 ,  1.6;  and  G4 ,  2.0.).   Nevertheless,  the 
higher  figure  was  used  because  the  urban  renewal  plan  intends 
that  the  South  Cove  should  be  made  attractive  as  a  residential 
area  for  families.   It  is  assumed  that  the  plan  will  be  effective 
in  achieving  this  end.   The  validity  of  this  assumption  is  borne 
out  in  the  nearby  new  Castle  Square  housing  development  where 

.  500  dwelling  units  house  1,800  people,  giving  an  average  family 

^  size  of  3.6. 
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However,  the  population  may  go  as  high  as  6,000.   Possible 
conversions  from  commercial  to  residential  use  and  the  construction 
of  housing  on  small  vacant  lots  in  Bay  Village  could  account  for 
more  than  2  00  additional  dwelling  units  and,  consequently,  as 
many  as  700  additional  residents.   In  this  report  moderate 
success  in  conversions  is  assumed,  and  a  population  figure 
roughly  midway  (5,600)  between  the  range  is  used  in  1975 
calculations. 
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TABLE  IV 

SUMMARY 

CHANGES  IN  RESIDENTIAL  POPULATION 
1960-1975 

South  Cove 

Source Residents Change 

1960-Census  including  blocks  acquired 

in  1962  for  highway  construction  4,500 

Relocation  due  to  highway  construction  -1,000 

1962-Census  of  1960  adjusted  for 

relocation  due  to  highway  construction    3,500 

Unaccounted  for  loss  -   900 

1964-Boston  Police  Listing  (adjusted)"      2,600 

Boston  Redevelopment  Authority  family 

relocation  (1966-1970)  -1,400 

New  housing  (600  d.u.'s,  1968-1970)  1,800 

1970-Population  Estimate,  Boston  Redevelop-  3,000 
ment  Authority 

New  housing  (300  d.u.'s,  1970-1975)  900 

Additional  population  in  existing- 

rehabilitated,  converted,  and 

small-scale  new  housing  (1970-1975)  1,700 

1975- (Medium)  Population  Estimate,  Boston   5,600 
Redevelopment  Authority 

The  loss  of  population  may  be  from  migration  out  of  a  "blighted" 
neighborhood  or  from  an  under-enumeraticn  in  the  1964  Police 
Listing. 

2The  police  listed  2,085  residents  age  20  and  over.   Assuming 
that  the  proportion  of  people  in  each  age  category  was  the  same 
in  1964  as  in  the  1960  Census ,  the  2,085  residents  constituted 
81%  of  the  total  South  Cove  population,  and  therefore  the 
remaining  19%  under  age  20  totalled  490.   Hence,  the  adjusted 
total  South  Cove  population  in  1964  was  almost  2,600. 
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Residential  Population  by  Age  Groups;   I960  and  1975 


The  following  table  gives  the  actual  1960  population  in 
each  age  group  fron  the  1960  U.S.  Census.   Although  it  is  not 
likely  that  the  proportions  of  population  in  each  age  category 
will  be  the  same  in  1975  as  in  1960,  it  is  difficult  to  predict 
accurately  what  the  proportions  will  be.   Therefore  the  percentages 
for  each  age  group  in  1960  t^ere  used  to  derive  the  1975  estimates. 


TABLL  V 

res: 

I DEFT I AL 

POPULATION  BY 

AGE  GROUPS 

1960  and  1975 

South  Cove 

Age  Group 

I960 

Census 

1975  Estimates1 

number 

percent 

low 

medium 

high 

0-4 

195 

6 

320 

340 

360 

5-9 

167 

5 

270 

280 

300 

10-14 

145 

4 

210 

230 

240 

15-19 

157 

5 

270 

280 

300 

20-64 

2,326 

67 

3 

,550 

3,780 

4,000 

65  &  over 

457 

13 

690 

730 

780 

Total2     3,447 


100 


5,310 


5,640 


5,980 


O 


Source:   1960  U.S.  Census  as  presented  in  the  South  Cove  Urban 
Renewal  Documentary,  Boston  Redevelopment  Authority, 
October,  1964;  Boston  Redevelopment  Authority  estimates 
for  1975  by  extrapolation  for  1960  percentages  for 
each  age  group. 

^Figures  rounded  to  the  nearest  10. 

2The  1960  U.S.  Census  population  total  by  age  category,  as 
presented  in  the  South  Cove  Urban  Renewal  Documentary,  fall 
somewhat  short  of  the  Census  population  total  by  city  blocks. 
Since  the  age  breakdown  of  the  population  is  provided  only  by 
Census  Tracts  and  not  by  City  blocks,  the  discrepancy  could  not 
be  resolved. 

The  medium  range  estimates  indicate  that  two-thirds,  67% 

(3,780) ,  of  the  population  will  be  adults  between  20  and  64  years 

of  age.   The  elderly  (age  65  and  over)  will  constitute  13%  (730) 

of  the  population,  while  children  under  20  years  will  constitute 

20%  (1,130).   In  this  last  category  6%  (340)  of  the  children 
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will  be  pre-school  age  (under  4  years) ,  and  14%  (790)  will 

be  school-age  (5  to  19  years) . 

Residential  Population  by  Planning  Analysis  Area 

The  following  table  gives  the  1960-1975  residential 

population  comparisons  by  planning  analysis  area.   (Refer  also 

to  the  two  maps  following  this  section.)   Subtotals  are  given 

for  the  analysis  areas  both  west  and  east  of  Tremont  Street, 

which  bisects  the  South  Cove. 

TABLE  VI 

CHANGES  IN  RESIDENTIAL  POPULATION 

1960-1975 

By  Planning  Analysis  Area 

South  Cove 


Area 


I960- 


1975 


Change  1960  -   1975 


I 

II 
III 
IV 


20 

440 
640 
450 


(est.) 

0 
510 
1,5202 
730 


Number   Percent 


20 
70 

880 
280 


-   100 

16 

136 

62 


Subtotal3 

1,550 

2,760 

1 

,210 

78 

V 

VI 

VII 

360 
790 

840 

490 
1,050 
1,34  0 

130 
2S0 

500 

36 

33 
60 

Subtotal3 

1,990 

2,880 

890 

45 

Total 

3,540 

5,640 

2 

,100 

59 

Sources   1960  U.S.  Census;  Boston  Redevelopment  Authority  estimates 
for  1975. 

■^The  U.S.  Census  figures  are  rounded  tc  the  nearest  10. 
^The  figure  shown  for  Area  III  (Bay  Village) is  midway  (and  rounded 
to  the  nearest  10)  between  the  range  as  shown  on  the  map  for  1975. 
3The  first  subtotal  is  for  the  areas  west  of  Tremont  Street?  the 
second  subtotal  is  for  the  areas  east  cf  Tremont  Street. 
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Area  I  is  primarily  a  business  district  and  can  be 
considered  part  of  the  Back  Eay  insurance  district.   As  such, 
no  residential  use  is  planned  for  this  section  by  1975. 

Area  II  is  a  transitional  cne,  being  characterized  as 
much  by  Columbus  Avenue  business  and  institutional  uses  as 
by  the  Isabella-Cortes  Streets  residential  development.   The 
1975  estimates  simply  reflect  a  more  intensified  use  of  existing 
residences.   T/«7hether  or  not  the  area  should  ultimately  bo  retained 
for  limited  residential  use  is  a  policy  to  be  determined  by  a 
subsequent  planning  study. 

Area  III  is  the  Eay  Village  residential  neighborhood.   In 
1960,  prior  to  urban  renewal,  Bay  Village  and  Chinatown  were 
the  two  major  residential  areas  of  the  South  Cove.   One  of  the 
objectives  of  the  urban  renewal  program  for  Bay  Village, 
therefore,  was  to  strengthen  the  neighborhood  primarily  through 
the  rehabilitation  of  existing  homes  but  also  through  the 
eventual  conversion  of  commercial  uses  to  residential  uses 
and  through  the  construction  of  a  limited  number  of  dwellings 
along  lower  Tremont  Street. 

Moderate  success  in  the  accomplishment  of  this  objective 
could  mean  a  1975  population  of  almost  1,200  in  the  area; 
maximum  success  could  mean  a  population  of  almost  1,900,  the 
degree  of  success  being  mainly  contingent  upon  the  rate  of 
progress  in  converting  commercial  buildings  to  residential 
use.   The  population  figure  of  over  1,500  used  in  the  table  is 

midway  between  the  estimated  range,  whereby  less  than  maximum 

r  A 

success  in  achieving  the  urban  renewal  objective  by  1975  is 

assumed. 


( 


Area  IV,  although  representing  a  sizeable  percentage 
increase  (62%)  in  the  1975  residential  population  over  the 
1960,  is  more  important  because  of  the  nature  of  the  change. 
Nearly  all  the  1975  population  will  be  in  nev;  housing, 
primarily  in  low-  and  moderate-income  -221(d)  (3)'>  housing. 

Area  V,  like  the  previous  one,  will  be  characterized  by 
totally  new  residential  development,  though,  perhaps,  of  a 
higher  income  type.   The  total  population  increase  between  1960 
and  1975  will  be  relatively  small  at  36%. 

Area  VI  estimates  for  197  5  also  represent  only  a  small 
increase  in  residential  population,  but  here,  again,  the 
significant  change  is  that  much  of  the  housing  will  be  new, 
and  the  remainder  (Johnny  Court)  will  be  rehabilitated. 

Most  of  Area  VII  is  Chinatown.   The  urban  renewal  program 
calls  for  a  strengthening  of  Chinatown  through  both  residential 
rehabilitation  and  new  housing.   Approximately  270  new  dwelling 
units  will  be  added  in  two  housing  projects  and  will  house  about 
60%  of  the  area's  1975  population. 
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24  AREA    I 

438  AREA    H 

644  AREA    III 

447  AREA    H 

362  AREA  3ZT 

791  AREA    3Et 

839  AREA  SEE 


s        \\l 20-330  y^ ^rJ^m 
111  „;    i\  ^<"        \\  vXqc 


0  AREA  I 

510  AREA  H 

1180-1850  AREA  HE 

730  AREA  IE 

490  AREA  SL 

1050  AREA  21 

1340  AREA  m 

5300-5970  TOTAL  - 


SEE     APPENDIX    A  FOR    CALCULATION 
OF    ESTIMATES 


residential 

commercial 

public  and  semi  public 

area  in  square  feet 

street  right-of-way 

proposed  MBTA  subway  easement 

utility  easement  to  remain 


1975    ESTIMATED 
RESIDENTIAL    POPULATION 

DISPOSITION  PLAN 


South  Cove 

Urban  Renewal  Area 

Massachusetts  R-92 


BOSTON  KEDEVHOPMENt  AUTHORITY 


->,  EMPLOYMENT  POPULATION 

Changes  in  Employment  Population;  1964/1965-1975 

At  the  initiation  of  urban  renewal  the  estimated  South 
Cove  employment  was  about  17,100.   (Refer  to  Appendix  B  and 
the  map  entitled  "1964-1965  Estimated  Employment  Population" 
following  this  section.)   In  this  1964-1965  period*  the 
South  Cove  could  be  characterized  —  with  several  important 
exceptions —  as  a  community  of  small  businesses.   Most  of 
the  nearly  300  South  Cove  businesses  to  be  relocated  because 
of  urban  renewal  (and  it  should  be  noted  that  many  other 
businesses  will  not  be  relocated)  are  small,  employing  fewer 
than  35  people.   However,  it  is  estimated  that  the  employment 
in  small  businesses  constituted  only  about  10%  (1,500)  of  the 
total  1964-1965  employment.   Perhaps  another  5%  (900)  were 
employed  in  scattered  medium-size  businesses  employing  from  35 
to  200. 

The  exceptions,  the  large  concentrations  of  employees 
and  businesses,  were  in  an  area  of  large  office  buildings 
west  of  Columbus  Avenue  near  the  Back  Bay  insurance  district; 
the  Metropolitan  Office  building  on  Tremont  Street;  Tufts-New 
England  Medical  Center  between  Washington  and  Tyler  Streets; 
and  several  large  garment  industry  buildings  along  Kneeland 
Street.   These  areas  had  perhaps  as  much  as  85%  (14,700)  of 

*Since  complete  data  for  1965  were  not  available,  information 
available  for  1964  was  combined  with  that  for  1965  for  estimating 
area  employment  prior  to  urban  renewal. 
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^.  the  total,  employment.   In  addition,  the  Boston  Gas  Company 
building,  prior  to  its  use  as  the  University  of  Massachusetts 
Boston  campus  in  the  fall  of  1965,  housed  an  estimated  1,500 
employees. * 

The  effectuation  of  the  urban  renewal  plan  by  1975  should 
increase  employment  in  the  South  Cove  by  almost  7,600  people 
(44%)  bringing  the  total  to  almost  24,700.   (Refer  to  Appendix  C 
and  the  map  entitled  "1975  Estimated  Employment  Population" 
following  this  section.)   Normal  market  functioning  in  real 
estate ,  rather  than  development  proposals  under  the  urban  renewal 
program,  is  expected  to  bring  about  an  intensification  of 
employment  south  of  Stuart  Street  along  Columbus  Avenue  in  the 
western  end  of  the  South  Cove.   However,  urban  renewal  processes 
should  bring  about  an  increase  of  employment  through  new 
commercial  and  office  construction  on  Parcels  C--8 ,  C-3 ,  and  C-4 , 
5,6  along  Stuart-Kneeland  Streets  and  at  Tufts-New  England 
Medical  Center.   As  much  as  87%  (21,500)  of  all  South  Cove 
employees  will  work  in  these  areas. 

Scattered  activities  employing  from  35  to  200  people, 
such  as  Don  Bosco  High  School  and  the  Quincy  and  Lincoln 
Schools,  will  constitute  some  12%  (3,000)  of  the  total  1975 
employment . 

In  the  remainder  of  the  South  Cove,  especially  in  areas 
intended  to  be  primarily  residential,  employment  will  actually 
be  reduced  by  urban  renewal.   Employment  in  such  areas  will  be 
mainly  in  the  maintenance  of  residential  buildings  and  in  the 


0 


The  University  of  Massachusetts  employment  figures  are  used  in 
this  report.  ,_ 
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operation  of  neighborhood-related  businesses.   This  group  will 
nf^constitute  only  about  1%  (200)  of  the  total  South  Cove  employment, 
Employment  Population  by  Planning  Analysis  Area 

The  following  table  gives  the  1964/1965-1975  employment 
population  comparisons  by  planning  analysis  area.   (Refer 
also  to  the  two  maps  following  this  section.)   Subtotals  are 
given  for  the  analysis  areas  both  west  and  east  of  Tremont 
Street,  which  bisects  the  South  Ccve. 


-18- 


n 


TABLE  VII 

CHANGES  IN  EMPLOYMENT  POPULATION 
1964/1965-1975 
By  Planning  Analysis  Area 


Area 

1964/19651 

South  Cove 
1975 

Change 

1964/1965-1975 

I 

II 
III 
IV 

4,870 

1,350 

1,030 

770 

(est.) 

6,060 

3,240 
3,290 
1,930 

number 

1,190 
1,090 
2,210 
1,210 

percent 

24 
140 
205 
157 

Subtotal2 

0,070 

14,57  0 

6,500 

81 

V 

VI 

VII 

1,690 

5,450 
1,900 

4,250 
3,570 
2,290 

2,560 
-1,8803 
390 

151 

-  35 

21 

Subtotal2 

9,040 

10,110 

1,070 

12 

Total 

17,110 

24,680 

7,570 

44 

Source;   Boston  Redevelopment  Authority  estimates  (see 
Appendices  B  and  C) . 

Complete  data  for  1965  were  not  available;  therefore,  information 
available  for  1964  was  combined  with  the  1965  information  for 
estimating  area  employment  prior  to  urban  renewal.   Refer  to 
Appendix  B  for  details. 

2The  first  subtotal  is  for  the  areas  west  of  Tremont  Street? 
the  second  subtotal  is  for  the  areas  east  of  Tremont  Street. 

^Employment  may  or  may  not  actually  decrease  in  this  area. 
With  the  construction  of  new  hospital  facilities,  Tufts  employ- 
ment will  be  not 'only  increased,  but  also  redistributed. 
Redistribution  may  mean  fewer  Tufts  employees  in  Area  VI , 
where  they  were  concentrated  in  1964/1965,  but  more  in 
Areas  V  and  VII  in  1975.   Because  the  exact  distribution 
has  not  yet  been  determined,  the  total  projected  employment 
of  Tufts  was  only  roughly  allocated  among  the  three  analysis 
areas. 
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Area  I,  though  the  smallest  of  the  analysis  areas  in 
size,  was  in  1964/1965  second  largest  in  number  of  employees. 
In  1975  it  will  be  the  largest  in  employment.   The  large  office 
buildings  near  the  Back  Eay  insurance  district  are  the  reason 
for  this  employment  concentration.   Increasing  market  pressures 
for  land  in  the  area  are  expected  to  bring  about  the  conversion 
of  smaller  buildings  and  land  in  marginal  use  into  now  office 
development.   This  will  probably  be  done  through  the  private 
market  rather  than  through  urban  renewal. 

In  1964/1965  Area  II  was  transitional  between  the  office 
district  just  described  and  the  Bay  Village  residential  neighbor- 
hood on  the  east.   It  contained  both  business  and  residential 
uses.   Unless  a  policy  other  than  laissez-faire  is  formulated 
for  this  area,  increased  commercial  development  can  be  expected — 
especially  where  land  is  now  being  used  for  parking  lots.   The 
1975  estimates  reflect  increased  employment  from  increased 
commercial-business  development. 

Employment  in  Area  III  will  increase  by  205%  (2,210)  in 
1975  over  1964/1965.   The  increase  reflects  two  counter-acting 
policies  of  the  urban  renewal  program  in  the  area:   1)  the 
promotion  of  commercial-office  development  along  Stuart  Street 
by  the  designation  of  urban  renewal  disposition  parcels  for  that 
purpose  and  by  the  encouragement  of  neighborhood  commercial 
development  (according  to  the  Proposed  Land  Use  Plan)  through 
the  private  market  along  Arlington  Street ;      2)    the  discouragement 
of  numerous  small  businesses,  especially  those  associated  with 
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the  theater  supply  industry,  within  the  Bay  Village  residential 
area  by  "conditional  acquisition"  regulations  in  the  urban 
renewal  plan  and  by  zoning  requirements. 

In  Area  IV,  where  three  disposition  parcels  will  be 
developed  for  retail  and  office  uses  as  well  as  for  transient 
housing,  apartments,  and  entertainment  activities,  the  largest 
increase  (157%)  in  employment  is  expected.,   The  area  will 
function  as  the  activity  and  neighborhood  center  of  the  South 
Cove  community. 

The  considerable  upsurge  (151%)  in  employment  in  Area  V  will 
be  primarily  attributable  to  the  new  developments  of  Tufts-New 
England  Medical  Center  —  retail  uses  on  Parcel  P-7  on  Stuart 
Street  and  hospital  expansion  in  the  immediately  adjacent  area. 

Area  VI  contains  part  of  the  garment  district  and  a  larae 
segment  of  the  Medical  Center,  both  cf  which  have  been  and  will 
continue  to  be  the  largest  employers  there .   The  table  on 
"Changes  in  Employment  Population",  however,  shows  a  35% 
decrease  in  employment  in  the  area . 

Employment  may  or  may  not  actually  decrease  in  this  area, 
With  the  construction  of  new  hospital  facilities,  Tufts'  employ- 
ment will  be  not  only  increased,  but  also  redistributed. 
Redistribution  may  mean  fewer  Tufts  employees  in  Area  VI, 
where  they  were  concentrated  in  1964/1965,  but  more  in  Areas  V 
and  VII  in  1975.   Because  the  exact  distribution  has  not  yet 
been  determined,  the  total  projected  employment  of  Tufts  was 
only  roughly  allocated  among  the  three  analysis  areas. 
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Employment  in  Chinatown,  Area  VII,  will  increase  by  only 
21%.   This  small  increase  will  be  the  result  of  both  a  rise 
in  Hedical  Center  employees  and  a  decline  in  small-business 
employees.   Kany  small  businesses  will  be  replaced  by  two  new 
housing  developments. 
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4870  AREA    I 

1350  AREA   H 

1080  AREA    m 

770  AREA    IS 

1690  AREA   2T 

5450  AREA    3ZI 

1900  AREA  301 


17,110       TOTAL* 
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*  SEE   APPENDIX   B  FOR   CALCULATION 
OF    ESTIMATES. 

*  *  TOTALS   ROUNDED    TO   NEAREST    10. 


block  number 
parcel  number 
properly  to  be  acquired 
conditional  acquisition: 
group  A 
group  B 


1964-1965    ESTIMATED 
EMPLOYMENT    POPULATION 

PROPERTY  MAP 


South  Cove 

Urban  Renewal  Area 

Massachusetts  R-92 


6060  AREA  I 

3240  AREA  H 

3290  AREA  HI 

1980  AREA  HE 

4250  AREA  X 

3570  AREA  21 

2290  AREA  3ZH 

24,680  TOTAL  * 


*  SEE  APPENDIX  C  FOR  CALCULATION 
OF  ESTIMATES. 

*  *  TOTALS  ROUNDED  TO  NEAREST  10. 


residential  |    ft~6    | 

commercial  C~5    | 

public  and  semi  public  P~9    j 

area  in  square  feet  1,664 
street  right-of-way 

proposed  MBTA  subway  easement  7~~~~\ 

utility  easement  to  remain  
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INSTITUTIONAL  POPULATION 

Changes  in  Institutional  Population;   1965-1975 

The  "institutions"  of  the  South  Cove  include  schools,  the 
hospital,  and  churches.   The  "residents"  and  "employees"  involved 
in  each  of  these  institutional  groups  were  counted  in  the 
"residential",  and  !: employment"  populations,  respectively. 
For  example,  the  Salesian  Fathers  in  residence  at  Don  Posco 
Catholic  Technical  High  School  were  counted  as  South  Cove 
residents;  teaching  and  administrative  staff  —  including 
resident  priests  —  were  counted  as  South  Cove  employees? 
and  finally,  students  were  counted  as  institutional  population. 

In  1965  the  institutional  population  was  nearly  7,000, 
about  half  of  whom  were  students.   Only  1,070  students  were  in 
grade  and  high  schools,  while  2,380  were  enrolled  at  either 
the  University  of  Massachusetts  or  Tufts-New  England  Medical 
Center.   The  other  half  of  the  institutional  population 
consisted  of  hospital  in-patients  (375  maximum  at  any  one  time) 
and  church  congregations (3 ,150  estimated  average  Sunday 
attendance) . 

By  1975  the  institutional  population  is  expected  to 
increase  by  over  3,600.   The  largest  part  of  the  increase  will 
be  due  to  greater  school  enrollments.   The  grade  and  high 
school  enrollments  will  increase  by  over  1,300.   The  college 
and  graduate  levels  may  account  for  an  increase  of  nearly 
1,900  or  a  decrease  of  over  900  students,  dependinq  upon  whether 
the  University  of  Massachusetts,  with  its  anticipated  number 
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of  students  on  campus  averaging  2,800,  is  able  to  move  to  its 

new  campus  on  schedule.   The  remainder  cf  the  increase  in 

institutional  population  will  be  due  to  the  addition  of  455  beds 

at  the  Medical  Center,  thereby  expanding  the  capacity  of  the 

hospital  to  accommodate  in-patients. 

TABLE  VIII 

SUMMARY* 
CHANGES  IN  INSTITUTIONAL  POPULATION 
1965-1975 
By  Type  of  Institution 


Type 


1965 


South  Cove 
1975 


Change  1965-1975 


Schools-'- 

Hospital^ 

Churches 


3,4  50 

375 

3,150 


(est.) 

6,645 

830 

3,150 


number 

3,195 

455 
0 


percent 

108 

82 
0 


Total 


6,975 


10,625 


3,650 


52 


Source:   Direct  inquiry  of  institutions 

*See  Appendix  D 

1 students i  1975  figures  include  University  of  Massachusetts 

^in-patients 

^average  Sunday  attendance 

Schools.   Two  of  the  five  schools  in  the  South  Cove  are 

public  elementary  schools.   The  Boston  Schools  report  of  1962 

recommended  the  abandonment  of  the  Ouincy  School  (in  Area  VII) , 

which  in  1965  had  an  enrollment  of  145,  and  the  construction 

of  a  replacement  on  a  larger  site  to  house  350  students  in 

grades  K-5.   It  also  recommended  that  the  Lincoln  School 

(in  Area  III) ,  which  had  an  enrollment  of  400  in  grades 

K-8  in  1965,  be  converted  to  a  special  school. 
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The  Eostcn  School  Department  and  Tufts-New  England  Medical 
Center  (which  will  provide  student  and  community  medical  services 
at  these  schools)  are  calling  for  a  revision  of  the  1962  proposals 
in  their  current  planning  program.   Proposals  provide  that  a 
new  Quincy  School  accommodating  70C  pupils  in  grades  K-5  be 
constructed  on  Parcel  P-13,  and  the  Lincoln  School  be  retained 
as  a  "middle"  school  (grades  6  through  8)  with  an  enrollment  of 
500 o   With  a  larger  planned  capacity  these  schools  are  expected 
to  serve  the  Castle  Square  area  of  the  South  End  as  well  as 
the  South  Cove. 

One  parochial  high  school,  Den  Bosco  Catholic  Technical 
High  School,  is  located  in  the  South  Cove  (Area  V).   As  one 
of  the  developers  under  the  urban  renewal  program,  the  school 
will  greatly  expand  its  physical  facilities  and  its  enrollment. 
The  enrollment  will  more  than  double,  from  525  in  1965  to  1200 
in  1975. 

The  University  of  Massachusetts  established  a  Boston 
campus  in  the  former  Boston  Gas  Company  building  late  in  1965. 
The  enrollment  at  that  time  was  approximately  1,200.   The  long- 
range  plans  of  the  University  provide  for  the  establishment 
before  1975  of  a  permanent  in-town  campus  at  a  location  as  yet 
undetermined.   In  the  meantime,  the  University  has  leased  two 
additional  buildings  and  part  of  a  third  (for  faculty  offices 
only)  in  the  vicinity  of  the  Gas  Company  building.   By  1972, 
when  the  leases  on  these  buildings  expire,  the  University  is 
expected  to  have  3,500  students  enrolled.   About  80%  (2,800)  of 
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these  students  would  be  on  campus  at  any  one  time.  (See 
Appendix  E  for  details.)   In  the  event  that  the  move  to  the  new 
campus  is  delayed,  these  University  students  are  included  in 
the  1975  estimated  institutional  population  of  the  South  Cove. 

Medical,  dental,  and  special  students  of  Tufts-New  England 
Medical  Center  constitute  the  fifth  group  in  the  school  population. 
It  is  estimated  that  Tufts  had  over  1,100  students  at  the  Medical 
Center  location  in  1965  and  that  by  197  5  the  figure  will  increase 
to  over  1,400.   The  relatively  small  increase  will  be  the  result 
of  the  policies  of  the  medical- dental  schools  to  establish  a 
maximum  enrollment.   The  maximum  is  expected  to  be  attained 
by  1975.   (See  Appendix  F  for  details.) 

Hospital .   The  in-patients  of  Tufts-New  England  Medical 
Center  hospitals  are  included  in  this  report  as  institutional 
population.   Although  the  maximum  number  of  in-patients  is 
equivalent  to  the  number  of  hospital  beds,  the  average 
in-patient  population  is  about  C0%  of  the  number  of  beds. 
In  1965  the  hospital  had  375  beds?  by  1975  it  will  have  830; 
and  by  1980,  at  the  completion  of  Tufts'  development  program, 
it  will  have  an  additional  200  beds.   Hence,  between  1965  and 
1975  the  maximum  number  of  in-patients  will  increase  from  375 
to  G30,  though  the  average  number  of  in-patients  will  increase 
from  3  00  to  about  67  0. 

The  Medical  Center  estimates  that  in  addition  to  its 
in-patients  the  number  of  out-patient  visits  will  increase 
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from  70,000  visits  per  year  in  1965  to  200,000  in  1980,  and  the 
Q  number  of  dental-patient  visits  will  increase  from  81,000  visits 
per  year  in  1565  to  90,000  in  1980, 

Churches.   The  five  churches  (not  including  the  Don  Bcsco 
school  chapel)  of  the  South  Cove  have  an  estimated  average 
Sunday  attendance  of  over  3,000.   At  the  completion  of  the  urban 
renewal  program  the  attendance  is  expected  to  remain  about  the 
same.   The  reason  for  this  status  quo  is  that  the  two  largest 
churches  (Saint  James  and  Our  Lady  of  Victories)  serve  primarily 
a  transient  downtown  population  rather  than  resident  parishioners. 
Therefore,  residential  development  in  the  South  Cove  will  have 
a  relatively  small  effect  upcn  the  community  churches.   Nevertheless, 
the  urban  renewal  program  will  afford  the  opportunity  for  two  of 
the  churches  (Church  of  All  Nations  and  Chinese  Evangelical) 
to  build  new  edifices. 
Institutional  Population  by  Planning  Analysis  Area 

The  following  table  gives  the  1965-19    institicnal 
population  comparisons  by  planning  analysis   rea.   (Refer  also 
to  the  two  maps  following  this  section.)   Subtotals  are  given 
for  the  analysis  areas  both  west  and  east  of  Tremont  Street, 
which  bisects  the  South  Cove. 


O 
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TABLE  IX 

CHANGES  IN  INSTITUTIONAL  POPULATION 

1965-1975 

By  Planning  Analysis  Area 

South  Cove 

Area  1965  1975  Change  196 


I 

II 

III 

IV 

0 

1,000 

1,600 

250 

(est. ) 

1,010 

1,28  0 

2,010 

250 

number 

1,010 

230 

410 

C 

percent 

101,000 

28 

26 

0 

Subtotal1 

2,850 

4,550 

1,700 

60 

V 

VI 

VII 

5302 
3,1602 

45C2 

2,3202 
2,74  0 
1,020 

1,790 

-   120 
570 

338 

-  13 

127 

Subtotal1 

4,140 

6,080 

1,940 

47 

Total 

6,990 

10,630 

3,640 

52 

Sources   Direct  inquiry  of  institutions. 

The  first  subtotal  is  for  the  areas  west  of  Tromcnt  Street? 
the  second  subtotal  is  for  the  areas  east  of  Tremont  Street. 
2Figures  rounded  to  the  nearest  10. 

Area  I,  as  was  mentioned  previously,  can  be  characterized 
as  a  business  area,  being  part  of  the  adjacent  insurance- 
district.   However,  the  University  cf  Massachusetts  leased 
the  Youths'  Companion  (Sawyer)  building  for  temporary  class- 
room space  until  its  new  campus  is  ready. 

The  institutional  population  of  Area  II  consisted  of 
church-goers  in  1965.   In  1967,  with  the  leasing  of  the  First 
Corps  Cadet  Armory  for  a  library  by  the  University  cf  Massachusetts, 


-28- 


• 


some  28  0  students  were  added  to  the  institutional  population. 
Unless  the  University  moves  to  its  new  location  on  schedule, 
the  institutional  population  will  remain  unchanged  by  1975. 

Area  III   contained  the  sole  building  of  the  University 
of  Massachusetts  and  the  Lincoln  Elementary  School  in  1965. 
A  slight  increase  in  the  number  of  students  at  both  these 
institutions  can  be  expected  by  1975  (again,  unless  the 
University  has  already  moved) . 

The  Church  of  All  Nations  represents  the  institutional 
population  of  Area  IV.   Eecause  of  the  urban  renewal  program 
the  Church  will  relocate  from  its  present  site  to  a  new  building 
on  Parcel  P-15  in  the  same  area.   But  church  attendance  is 
expected  to  remain  the  same. 

In  Area  V  a  338%  increase  in  the  institutional  population 
of  1975  over  1965  is  expected.   In  1965  Don  Bosco  High  School 
was  the  only  institution  in  the  area.   In  1975  three  sizeable 
ones  will  be  there.   Don  Bosco  will  more  than  double  its 
enrollment  in  a  greatly  expanded  school  facility;  the  new  and 
enlarged  Quincy  Elementary  School  will  be  constructed?  and 
Tufts-New  England  Medical  Center  will  extend  its  hospital 
facilities  over  much  of  the  northern  portion  of  the  area. 

The  institutional  population  of  Area  VI  may  decrease 
by  about  13%  between  1965  and  197  5.   Similarly  for  Tufts' 
institutional  population  as  for  its  employment,  a  redistri- 
bution may  ccme  about  with  the  expansion  of  hospital  facilities 
(educational  as  well  as  patient  facilities)  into  Areas  V  and 
VII  adjoining  Area  VI,  where  the  institutional  population 
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has  been  concentrated.  However,  because  the  exact  distribution 
has  not  yet  been  determined,  the  total  projected  institutional 
population  of  Tufts  was  only  roughly  allocated  among  the  three 
analysis  areas.  The  remainder  of  the  institutional  population 
consists  of  church  congregations.  The  Chinese  Evangelical 
Church  will  construct  a  new  building  in  the  adjoining  Area  VII 
by  1975,  however. 

The  institutional  population  of  Area  VII  is  related  to  the 
Medical  Center  and  to  Chinatown.   In  1965  the  dental  school 
students,  Quincy  Elementary  School  students  (most  of  whom  were 
Chinese) ,  and  the  congregation  of  the  Chinese  Christian  Church 
constituted  the  institutional  population  of  the  area.   By  1975, 
the  Medical  Center  will  have  expanded  its  facilities  in  the 
area?  a  new  Quincy  School  will  have  been  built  in  Area  V;  and 

the  congregation  of  a  new  Chinese  Evangelical  Church  will  have 
been  added.   The  result  of  these  changes  will  be  a  net  increase 
in  the  institutional  population. 


0 
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THEATER,  HOTEL-MOTEL,  AND  MISCELLANEOUS  ACCOMMODATIONS 

The  South  Cove  community  has  thus  far  been  analyzed  according 
to  its  residential,  employment,  and  institutional  populations. 
But  because  of  its  downtown  location,  the  South  Cove  with  its 
variety  of  people  is  not  adequately  defined  by  only  these 
categories.   In  a  sense,  the  three  categories  —  residential, 
employment,  and  institutional  populations  —  can  all  be  con- 
sidered "permanent"  in  that  generally  the  same  people  return 
periodically  to  the  community  —  whether  nightly  to  one's  home, 
daily  to  one's  place  of  employment  or  classroom,  or  weekly  to 
one's  church. 

But  the  transient  population  also  adds  to  the  vitality  of 
the  South  Cove.   These  people  may  come  into  the  South  Cove  to 
attend  a  basketball  game  at  Don  Bosco,  to  pay  a  bill  at  an 
insurance  office,  to  visit  a  patient  at  the  Medical  Center 
Hospitals,  to  pick  up  a  check  at  the  City  Welfare  Department 
Office,  to  attend  a  performance  at  the  Wilbur  Theater,  to  dine 
at  one  of  the  many  restaurants,  or  to  spend  a  few  nights  in 
one  of  the  hotels  while  sightseeing  in  Boston.   Although 
the  size  of  this  population  is  difficult  to  estimate,  it  is 
this  type  of  population  which  differentiates  the  South  Cove 
from  many  of  the  other  areas  of  Boston. 

Part  of  this  transient  population  is  provided  for  by  such 
facilities  as  theaters  and  hotels  and  motels. 

Hotels  and  Motels.   Between  1965  and  197  5  the  number  of 
hotel  and  motel  rooms  in  the  South  Cove  will  double.   Through 
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the  urban  renewal  program  two  small,  old  hotels,  together 

having  22  0  rooms,  will  be  accruired  and  demolished?  two  others, 

having  410  rooms,  will  be  rehabilitated;  and  two  new  motels, 

having  a  total  of  850  rooms  will  be  constructed  .   By  1975, 

the  number  of  hotel  and  motel  rocms  in  the  South  Cove  will 

have  increased  from  630  to  1,260.   These  hotels  and  motels 

will  all  be  located  in  the  vincinity  of  the  intersection  of 

Stuart  and  Tremont  Streets. 

TABLE  X 

HOTEL-MOTEL  ROOMS 
1965  and  1975 

South  Cove 

Rooms 
Hotel  or  Motel 1965 1975 

Reid  80  80 

Lasalle  100  0 

Broadway  120  0 

Bradford  330  330 

Parcel  C-3  0  500 

Parcel  C-4,5,6  0  350 

Total  630    1,260 

Sources   Direct  inquiry  of  hotel  officials  fcr  existing 

facilities;  proposals  for  development  parcels  for 
future  facilities. 

Theaters  and  Auditoriums.   Much  of  the  City's  entertain- 
ment district  is  located  in  the  South  Cove  along  Tremont  Street 
as  well  as  in  the  Central  Business  District.   The  urban  renewal 
plans  for  both  project  areas  provide  for  the  retention  and 
strengthening  of  the  theater  district.   In  the  South  Cove 
this  means  a  new  and  enlarged  theater  for  the  Charles  Playhouse 

0 
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perhaps  on  Parcel  C-l,  very  near  its  present  location?  the 

*  retention  of  the  Shubert  Theater?  and  the  retention  of  the  Wilbur 

and  Music  Hall  Theaters  at  least  until  1975,  at  which  time 

Tufts-New  England  Medical  Center  will  expand  its  hospital 

facilities  into  the  area  in  the  last  phase  of  its  development 

program.   However,  at  about  the  same  time  the  so-called 

"Hinge  Block5'  in  the  Central  Business  District,  one  block  from 

these  theaters  will  be  ready  for  development  as  a  theater ,  arts, 

and  entertainment  center. 

Aside  from  the  doubling  of  the  seating  capacity  in  the  new 

Charles  Playhouse,  theater  accommodations  will  not  be  increased 

between  1965  and  1975  in  the  South  Cove.   In  1965,  theater  seats 

totalled  7,165?  in  1975  they  will  total  7,640. 

TABLE  XI 

THEATER  AND  AUDITORIUM  SEATS 
1965  and  1975 

South  Cove           Seats 
Theater  or  Auditorium 1965 1975 

Charles  Playhouse  525  1,00c)1 

Shubert  1,200  1,200 

Wilbur  1,24  0  1,240 

Music  Hall  4,200  4,200 

Chinese  Community  Center  (Parcel  P-l)           0       8  00 

Quincy  Elementary  School  (Parcel  P-13)          0       8  00 

Total  7,165      9,24  0 

Source;   Direct  inquiry  of  officials  for  existing  facilities; 
proposals  for  development  parcels  for  future 
facilities. 

The  new  Charles  Playhouse  will,  perhaps,  occupy  part  of  a  new 
building  on  Parcel  C-l» 
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The  Chinese  Benevolent  Association  will  build  a  new 
Chinese  Community  Center  on  Parcel  P-l;  the  center  will  have 
an  auditorium  with  as  many  as  3  0C  seats  for  use  by  the  larger 
South  Cove  community  as  well  as  by  the  Chinese  community. 
The  new  Quincy  School  on  Parcel  P-13  may  also  have  an 
auditorium  of  about  8  00  seats  to  serve  community  as  well  as 
school  functions. 

Miscellaneous  Facilities.   Two  South  Cove  facilities 
difficult  to  classify  are  the  First  Corps  Cadet  Armory  and  the  3 
Boston  Industrial  Heme.   The  little-used  armory  functioned  as  a 
headquarters  for  the  Cadets  and  Veterans'  Association  of  the  First 
Corps  and  also  as  a  museum  and  respesitory  for  Civil  War  military 
collections  including  guns,  uniforms,  and  photographs.   It  is 
estimated  that  no  more  than  about  ten  (10)  people  visited  the 
armory  daily.   In  1967  an  entrepreneur  bought  the  building  and 
then  leased  it  to  the  University  of  Massachusetts. 

The  Boston  Industrial  Home  provides  sleeping  accommodations 
for  homeless  men.   Officials  of  the  Home  estimate  that  14  0  men 
are  housed  there  nightly.   Under  the  urban  renewal  program  the 
Industrial  Home  will  be  acquired  end  demolished  for  the 
construction  of  new  housing. 
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0  AREA    T 

1000  AREA    H 

1600  AREA  IH 

250  AREA    XT. 

530  AREA  3C 

3160  AREA  SI. 

450  AREA    ~MZ 

6,990  TOTAL  + 


-     SEE    APPENDIX   D  FOR   CALCULATION 

OF    ESTIMATES. 
*  *  TOTALS    ROUNDED   TO   NEAREST   10. 


block  number 
parcel  number 
property  to  be  acquired 
conditional  acquisition: 
group  A 
group  B 


CD 


1965    ESTIMATED 
INSTITUTIONAL  POPULATION 

PROPERTY  MAP 


South  Cove 

Urban  Renewal  Area 

Massachusetts  R-92 

BOSTON  REDEVROPMINT  AUTHORITY 


• 
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1010 

AREA    I 

1280 

AREA  n 

2010 

AREA  HI 

250 

AREA  1ST 

2320 

AREA   2 

2740 

AREA  m 

1020 

AREA  3ZIE 

10,630   TOTAL  * 


*   SEE  APPENDIX  D  FOR  CALCULATION 
OF  ESTIMATES 


*  TOTAL  ROUNDED  TO  NEAREST  10. 


residential  R-6 

commercial  C-5 

public  and  semi  public  P-9 

area  in  square  feel  1,684 
street  right-of-way 

proposed  MBTA  subway  easement  p»  ■  ■ '— A 

utility  easement  to  remain  p.— ■—■-J 


1975    ESTIMATED 
INSTITUTIONAL   POPULATION 

DISPOSITION  PLAN 


South  Cove 

Urban  Renewal  Area 

Massachusetts  R-92 

BOSTON   REDEVELOPMENT   AUTHORITY 
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APPENDICES 


Appendix  A 

Residential  Population 

1975 

South  Cove 
(Data  as  of  November,  1967) 


New  Housing 

The  number  of  new  dwelling  units  (estimated  or  proposed) 
was  multiplied  by  three  people  per  family  (assumed  average*) 
to  get  the  total  number  of  residents. 


Parcel 


D.U.'s  x  Family  Size 


R-l 

50  x 

3 

R-2,R-2a 

220  x 

3 

R-3,R-3a 

200  x 

3 

R~4 

15C  x 

3 

F-5 

210  x 

3 

R-7 

4  0  x 

3 

R-7a,R-7b 

6  x 

3 

C-l 

30  x 

3 

906  x  3  = 


Total 


Re 

sidents 

150 

560 

600 

450 

630 

120 

20(a) 

90 

2 

,720  (a) 

I I .   Existing  Residential  Areas 

The  number  of  estimated  existing  dwelling  units  was 
multiplied  by  three  people  per  family  (assumed  average*) 
to  get  the  total  number  of  residents. 

In  the  Bay  Villacre  area  two  estimates  are  given.   The 
low  figure  represents  a  low  conversion  rate  of  business 
to  residential  uses  but  a  maximum  utilization  of  existing 
residential  buildings;  the  hich  figure  represents  a  high 
conversion  rate  with  maximum  utilization  of  existing  resi- 
dential buildings. 


a) 


Low  Estimate 


D . U . ' s  x  Family  Size  =  Residents 


Location 

Isabella  and  Cortes  Streets 
Shawmut-Church  area 
Arlington-Piedmont-Church- 
Winchester  block 
Edgerly  block 
Knox  block 

Fayette-Church-Tremont  - 
Marginal  block 


160(bx}  . 

8x3=  25<a) 
13  x  3  =  40<a> 


3  =  48C 
3  =  251' 


40  x  3  =  120 
30  x  3  =  90 
20  x  3  =  60 
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Low  Estimate  (cont.)  D.U.'s  x  Family  Size  =  Residents 

i^     Location 

Church-Piedmont-Charles-  12  x  3  =  40 <a) 

Winchester  block 

Church-Winchester-Charlcs-  55  x  3  =  165 

Melrose  block 

Church-Melrose-Charles-  110  x  3  =  330 

Fayette  block 

area  bounded  by  Church-  42  x  3  =  130 (a) 

Fayette- Jef f erson-R-7 

area  bounded  by  Jefferson-  13  x  3  =   4  0 

Fayette-R-7a,R-7b 

Lyndeboro  Place  4x3=   10(a) 

Johnny  Court  area  70  x  3  =  210 

area  bounded  by  R-1-Hudson-  15  x  3  =   45 

Harvard -Tyler 

•rcc  bounded  by  Harvard-Hudson-      45  x  3  =  135 

^-1-Tyler 

area  bounded  by  P-1-Hudson-  50  x  3  =  150 

R-2a-Tyler 

Total        (637)    2,070 

b)   High  Estimate 

Possible  additional  residents  due  to  additional  dwelling 
units  through  construction  or  conversion  in  the  following 
locations; 

Location  DoU.'s  x  Family  Size  =  Residents 

Shawmut-Church  area  -8x3=   ~25|^| 

Arlington-Piedmont-Church-         53  x  3  =  160 

Winchester  block 

Edgerly  block  70  x  3  =  210 

Knox  block  6x3=   20(a) 

Fayettc-s.:  "rrh-Tremont-  10  x  3  =   30 

Marginal  bloc,-: 

Church-Piedmont-Charles-  40  x  3  =  12  0 

Winchester  block 

Church-Winchester-Charles-  41  x  3  =   125 (a) 

Melrose  block 

Church-Melrose-Charles-Fayette      10  x  3  =   30 

block 


Possible  additional  (222)  670 

residents 

Low  estimate  total  (607)  2,070 

High  estimate  total  (914)  2,740 
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III. 


Other  Housing 

Estimates  are  based  on  the  type  of  housing  in  existence 
or  to  be  provided. 


Location 


Residents 


Saint  James  Church  (residence)  10 

Our  Lady  of  Victories  Church  (residence)  30 

Don  Bosco  Catholic  Technical  High  School  4  0 

(residence) 

Tufts-New  England  Medical  Center  (dormitory)  200 

Tufts-New  England  Medical  Center  (proposed 

housing  near  Parcels  P-3,P-3a)  200 

Executive  House  (apartments)  30 


Total      510 


Summary 


I.   New  Housing 

II.   Existing  Residential 
Areas 

III.   other  Housing 


Residents 


2,720 

2  ,07  0 (low) 

510 


2,720 
2,740(high) 

510 


Total 


5,300  (low) 


5,970  (high) 


Source: 


New  housina:   BRA  estimates  of  proposed  dwelling  units; 
Existing  housings   ERA  calculations  based  on  count  of 
existing  residential  properties;  other  housing;   direct 
inquiry  of  institutions  indicated, 

*In  the  formulas  for  both  existing  buildings  to  remain  and  new 
buildings,  an  average  family  size  of  three  was  applied  to  the 
expected  number  of  dwelling  units.   Although  this  figure  is  a 
generally  accepted  standard  for  making  estimates,  it  should  be 
pointed  out  that  it  is  high  compared  to  the  average  family  size 
in  the  1960  Census  Tracts  for  the  South  Cove  (Census  tract  J-l 
had  15  people  per  family;  G-2,  2.2  j  G-3,  1.6;  and  G-4 ,  2.0). 
Nevertheless,  the  higher  figure  was  used  because  the  urban- -renewal 
plan  intends  that  the  South  Cove  should  be  made  attractive  as  a 
residential  area  for  families.   It  is  assumed  that  the  plan 
will  be  effective  in  achieving  this  end.   The  validity  of 
this  assumption  is  borne  out  in  the  nearby  new  Castle  Square 
housing  development  where  500  duelling  units  house  1,000 
people  giving  an  average  family  size  of  3.6. 

a) Total  is  rounded  to  nearest  10. 

b)The  dwelling  units  are  estimated  at  160,  assuming  there  are 
four  floors  in  each  of  40  buildings  (40  x  4  =  160) . 
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c)   This  area  is  expected  to  become  commercially  developed 
through  the  private  market  rather  than  the  urban  renewal 
process.   The  South  Cove  Land  Use  Plan  also  shows  the 
area  in  commercial  use.   Therefore,  the  number  of  resi- 
dents will  decrease  rather  than  increase  in  this  instance, 
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Appendix  B 

Employment  Population 

1964-1965 
F-:uth  Cove 
(Data  as  of  November,  19  67) 

Four  sources  were  used  in  making  employment  estimates 
for  1964-1965.   Because  data  from  these  varied  sources  wore  not 
all  available  for  the  year  1905,  it  w<?s  assumed  that  data  available 
for  1964  wore  equally  valid  for  1965,  and  the  data  were  therefore 


combined  frr  the  1964-1965 


:r . 


four  sources  were:   the 


city  Building  Code  formula  for  estimating  employment  space  needs, 
direct  inquiry  of  certain  organizations,  the  Boston  Redevelopment 
Authority  Planning  Department  estimates  based  on  a  1964  field 
survey,  and  the  Boston  Redevelopment  Authority  Business  Relocation 
Department  survey  of  1965. 

The  calculations  below  are  made  for  each  Planning  Analysis 
Area  shown  on  the  map  in  the  text  entitled  r:  1964-1965  Estimated 
Employment  Population."   The  subtotals  are  keyed  to  the  blocks 
outlined  for  each  "area"  on  the  map;  the  totals  are  the  sum  of  the 
blocks  in  each  "area".   The  following  data,  therefore,  should  be 
read  in  conjunction  with  the  text  map.   Further  explanation  of 
the  data  is  found  in  the  footnotes  and  list  of  sources  at  the  end 
of  this  appendix. 


Area  I 


) 


18,000  sq.  ft.  x  7  floors  =  126,000  sq .  ft. 
7  150  sq.  ft./emp.  = 


Employees 
84  0 


15,600  x  4  -  62,400  f  150  =  416 
BPA  Planning  Dept.  estimate  based  on  existing  use    3 

(parking  lot) 

15,000  x  9  =  135,000  4-  150  =  900 

6,000  x  6  =  36,000  7  150  =  240 

Boston  Police  Headquarters (&\  340 

Subtotal  2710* 

7,813  x  8  =  62,504  7  150  =  417 

21,600  x  2.8  (average  number  of  floors) (k) 

=  60,400  4-  150  =  403 

Subtotal      82  0 

BRA  Planning  Dept.  estimate  based  on  existing 

use  (parking  lot)  3 

9,330  x  7  =  65,660  7  150  -  438 

26,841  x  5  =  134,205  ~   150  =  895 
BRA  Planninq  Dept.  estimate  based  on 

existinq  use  (gas  station)  2 

Subtotal  1,340* 

Area  total  4,870 
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Area  II 


12,335  x  4  =  111,015  f  150  = 

Salvation  Array  Headquarters  (a) 

BRA  Planning  Dept.  estimate  based  on  existing 

use  (parking  lot  ) 
11,860  x  4.5  (average  number  of  floors) (b) 

=  53,370  f  150  = 


Employees 

740 
58 


356 


Subtotal  1,160* 


BRA  Planning 

existing  us 
BPA  Planning 

existing  us 
BRA  Planning 

existing  us 
BRA  Planning 

existing  us 
BRA  Planning 

existing  us 
6,762  x  2  = 
Our  Lady  of 


Dept.  estimate  based  on 
e  (parking  lot) 

Dept.  estimate  based  on 
e  (gas  station) 

Dept.  estimate  based  on 
e  (auction  center) 

Dept.  estimate  based  on 
e  (armory) 

Dept.  estimate  based  on 
e  (parking  lot) 
13,524  f  150  = 
Victories  Church  complex 


(a) 


3 

3 

10 

2 

3 

90 
18 


Subtotal   130* 


BRA  Planning  Dept.  estimate  based  on 

existing  use  (parking  lot) 
BRA  Planning  Dept.  estimate  based  on 

1964  field  survey 


Subtotal 


53 


55 


Area  total   1,350** 


Area  III 


Employees 
University  of  Massachusetts  (Gas  Co. 

Building)  (aa) 
BRA  Business  Relocation  Dept.  survey,  1965 
BRA  Planning  Dept.  estimate  based  on 

1964  field  survey 


BRA  Planning  Dept.  estimate  based  on 
1964  field  survey 


BRA  Planning  Dept.  estimate  based  on 
1964  field  survey 


110 

965 

21 

20 

Subtotal 

150* 

95 

Subtotal 

95 

170 

Subtotal   170 


J*0- 


c 


Lincoln  Elementary  School ^a'  37 

Boston  District  Welfare  Office  ^  95 
EPA  Planning  Dept.  estimate  based  on 

1964  field  survey  3 


Subtotal  135 

BRA  Planning  Dept,  estimate  based  on 

1964  field  survey  3 

Subtotal  5* 

BRA  Planning  Dept.  estimate  based  on 

1964  field  survey  54 

Subtotal  55* 

BRA  Planning  Dept.  estimate  based  on 

1964  field  survey  30 

BRA  Business  Relocation  Dept.  survey,  1965  12 

Subtotal  40* 

i 

BRA  Planning  Dept.  estimate  based  en 

1964  field  survey  82 

Subtotal  SlT*" 

BRA  Planning  Dept.  estimate  based  on 

1964  field  survey  67 

Subtotal  63"*" 

BRA  Planning  Dept.  estimate  based  on 

1964  field  survey  42 

Subtotal  40* 

BRA  Business  Relocation  Dept.  survey,  1965  49 

Subtotal  50* 

BRA  Business  Relocation  Dept.  survey,  1965  49 

Subtotal  50* 

BRA  Planning  Dept.  estimate  based  on 

1964  field" survey  110 

BRA  Business  Relocation  Dept.  survey,  1965  32 

Subtotal  140* 


Area  total   1080** 


-41- 


Area  IV 


BRA  Planning  Dept.  estimate  based  on  lT}.P.loyees 

1964  field  survey  556 

BRA  Business  Relocation  Dept.  survey,  1965        11 

Subtotal  '   565* 

BRA  Planning  Dept,  estimate  based  on 

1964  field  survey 
BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal 

BRA  Business  Relocation  Dept.  survey,  1965 
Morgan  Memorial,  lnc.^c' 

Subtotal    115* 


70 
13 

63 

50 


Area  total 


770 


Area  V 


BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal 


Employees 
86 
8T* 


BRA  Planning  Dept.  estimate   based  on 
1964  field  survey 


Subtotal 


1220 
T72TT 


BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal 


3 
3*~ 


BRA  Planning  Dept.  estimate  based  on 

1964  field  survey 
BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal 


BRA  Business  Reloc 
Don  Bosco  Cathol 


ocation  Dept.  survey,  1965. 
ic  Technical  High  School   ' 


Subtotal 


27 
32 

22 

55 


75' 


BRA  Business  Relocation  Dept.  survey,  1965       112 
Boston  Fire  Department (a)  20 

Subtotal     130* 


BRA  Business  Relocation  Dept.  survey,  1965        43 
Morgan  Memorial,  Inc.  (c)  60 

Subtotal     110* 


Area  total 


1690** 
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Area  VI  Employees 

BRA  Business  Relocation  Dept.  survey,  1965  50 

7,309  x  15  =  109,635  -  150  =  730 

Subtotal  7F0 

BRA  Planning  Dept.  estimate  based  on  1964  field 

survey  2  0 

Saint  James  Church  (a)  15 

9,650  x  11  -  106,150  7  150  =  708 

Subtotal  745* 

BRA  Planning  Dept.  estimate  based  on  1964  field 

survey                       ^  30 

Tufts-New  England  Medical  Center  (d)  3500 


Subtotal  3530 

BRA  Planning  Dept.  estimate  based  on  1964  field 

survey  220 

BRA  Business  Relocation  Dept.  survey,  1965  38 

Subtotal  260* 

BRA  Business  Relocation  Dept.  survey,  1965  20 

Subtotal  20 

BRA  Planning  Dept.  estimate  based  on  1964  field 

survey  3 

BRA  Business  Relocation  Dept.  survey,  1965  81 
Boston  Industrial  Home  and  Chinese  Evangelical 

Church (a)  5 


11,819  x  8  =  94,552  f  150  = 

inter  vu> 

Subtotal 


Tufts-New  England  Medical  Center  *  ^ 


Subtotal       90* 

BRA  Business  Relocation  Dept.  survey,  1965         19 

Subtotal       20* 


Area  Total   5450** 
Area  VII 


BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal 

BRA  Business  Relocation  Dept.  survey,  1965 

Subtotal       45* 


Employees 

630 
150 

780 
97 

95* 
47 
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17,685  x  8  =  141,480  f  150  =  943 

BRA  Business  Relocation  Department  survey,  10 

1965 

Chinese  Christian  Church  ^a^  2 


Subtotal  9  55 

BRA  Planning  Dept„  estimate  based  on 

1964  field  survey  13 

BRA  Business  Relocation  Dept.  survey,  1965  3 

Quincy  Elementary  School  8 

Subtotal  2  5* 

BRA  Business  Relocation  Dept.  survey,  1965  0 

0 


Area  total 


1900 


Grand  total   17,110 


Summary 

Area 

I 

4,870 

Area 

II 

1,350 

Area 

III 

1,080 

Area 

IV 

770 

Area 

V 

1,690 

Area 

VI 

5,450 

Area 

VII 

1,900 

TOTAL  17,110 
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Sources  s   1.   Estimates  for  existing  office  and  garment 

industry  buildings  were  derived  by  the  following 
formulas   ground  floor  area  x  number  of  floors  = 
total  floor  area  f  150  square  feet  per  employee, 
a  standard  established  in  the  building  code  = 
total  number  of  employees. 

2.  Direct  inquiry  of  certain  organizations. 

3.  Boston  Redevelopment  Authority  Planning 
Department  estimates  based  on  1964  field  survey. 

4.  Boston  Redevelopment  Authority  Business  Relocation 
Department  survey  of  1965. 

Haps  showing  detailed  data  are  on  file  at  the  Boston 
Redevelopment  Authority  South  Cove  site  office, 
260  Tremont  Street,  Boston. 

Footnotes i 


*  Subtotals  rounded  to  nearest  5. 
**  Totals  rounded  to  nearest  10. 

(a)  Direct  inquiry 

(aa)   The  University  of  Massachusetts  did  not  establish 
its  Boston  Campus  at  the  former  Boston  Gas  Company  Building 
until  the  fall  of  1965.   Direct  inquiry  for  total  enrollment, 
employment,  etc.   See  Appendix  E  for  detailed  breakdown  of 
figures. 

(b)  The  floor  area  was  calculated  for  a  group  of  buildings 
rather  than  for  each  one  individually  because  the  buildings 
were  so  small.   Hence,  the  "average  number  of  floors"  in 
the  group  was  used  in  the  calculation  of  total  floor  area. 

(c)  Direct  inquiry  for  total  employment  of  Morgan  Memorial 

in  the  South  Cove.   The  total  employment  of  110  (not  including 
80  truck  drivers)  was  allocated  between  the  Morgan  Memorial 
development  in  Area  IV,  50  employees,  and  Area  V,  60  employees. 

(d)  Direct  inquiry  for  total  student  enrollment,  staff  and 
other  employees,  etc.,  was  made  of  Tufts-New  England  Medical 
Center  (T-NEMC)  Planning  Office.   See  Appendix  F  for  detailed 
breakdown  of  figures.   The  total  T-NEMC  employment  of  3,650 
for  1965  was  roughly  allocated  between  two  planning  analysis 
areas  as  follows?   Area  VI,  3,500;  and  Area  VII,  150. 
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Appendix  C 

Employment  Population 

1975 

South  Cove 
(Data  as  of  November,  1967) 


Three  sources  were  used  in  making  employment  estimates 
for  1975.   They  were?   the  City  Building  Code  formula  (See 
explanation  under  "Sources'5  at  the  end  of  this  appendix)  for 
estimating  employment  space  needs,  direct  inquiry  of  certain 
organizations,  and  the  Boston  Redevelopment  Authority 
Planning  Department  estimates  based  on  proposed  South  Cove 
development  for  urban  renewal  disposition  parcels  and  on  the 
"Proposed  Land  Use"  plan  for  1975  for  the  South  Cove. 

The  calculations  below  are  made  for  each  Planning 
Analysis  Area  shown  on  the  map  in  the  text  entitled  "1975 
Estimated  Employment  Population.''   The  subtotals  are  keyed 
to  the  blocks  outlined  for  each  ,sareai;  on  the  map;  the 
totals  are  the  sum  of  the  blocks  in  each  "area".   The  following 
data,  therefore,  should  be  read  in  conjunction  with  the  text 
map.   Further  explanation  of  the  data  is  found  in  the  foot- 
notes and  list  of  sources  at  the  end  of  this  appendix. 


Area  I 


18,000  sq.  ft.  x  7  floors  =  126,000  sq.  ft. 

f  150  sq.  ft./emp.  = 
15,600  x  4  =  62,400  t  150  = 
9,617  x  8  (maximum  FAR  for  new  building) 

=  76,936  *  150  = 
15,000  x  9  =  135,000  ~   150  = 
6,000  x  6  -  36,000  f  150  = 
Boston  Police  Headquarters  'a' 


7,813  x  8  =  62,504  -  150  = 

21,600  x  8  (new  bldg.)  =  172,800  7  150  = 

Subtotal 

13,800  x  8  (new  bldg.)  =  110,400  f  150  = 

9,380  x  7  =  65,660  f  150  = 

University  of  Massachusetts  (Parcel  C-7) '») 

Subtotal 


Area  total 


Employees 


840 
416 

512 
900 
240 
310 

3220* 

417 
1152 

1570* 

736 

438 
90 

1265* 

6060** 
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740 

60 

1149 


Area  lz  Employees 

12,335  x  4  =  111,015  f  150  = 

Salvation  Army  Headquarters  ^a' 

21,540  x  8  (new  bldg.)  =  172,320  7  150  = 

Subtotal  1950* 

Boston  Fire  Department  (Parcel  P-16)  <a)  20 

7,260  x  5  =  36,300  f  150  =                 ,b)  242 

University  of  Massachusetts  Library  (armory;  20 

19,896  x  4  =  79,584  f  150  530 

6,762  x  2  =  13,524  f  150  -  90 

Our  Lady  of  Victories  Church  complex  *a'  18 

Subtotal  920 

10,904  x  5  =  54,520  f  150  (c)=  363 

Subtotal  365* 


Area  III 


Area  total   3240** 


Employees 


Universitv  of  Massachusetts  (*>)  130 

21,275  x  8  (new  bldg.)  =  170,200  f  150  =  1135 
BRA  Planning  Dept.  estimate  based  on  Land 

Use  Plan  95 


Subtotal   1360 

BRA  Planning  Dept.  estimate  based  on  Land 

Use  Plan  90 


Subtotal    90 

BRA  Planning  Dept.  estimate  based  on  Land 

Use  Plan  145 


Subtotal   145 

Lincoln  Elementary  School  (a)  40 

Boston  District  Welfare  Office  (a'  95 


Subtotal  135 

BRA  Planning  Dept.  estimate  based  on 

Parcel  C-9  proposal  (&)  5_ 

Subtotal  5 
BRA  Planning  Dept.  estimate  based  on  Land 

Use  Plan  1000 
BRA  Planning  Dept.  estimate  based  on 

Parcel  C-3  proposal  <d>  400 
BRA  Planning  Dept.  estimate  based  on 

Parcel  C-3a,  3b  proposal  and  existing 

development ^)  150 

Subtotal  1550 
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(' 


) 


BRA  Planning  Dept.  estimate  .  based  on 
Parcel  R-7af  7b  proposal  ^' 


Subtotal 


Area  total   32  90 


Area  IV 


Employees 


11,173  x  5  =  55,865  f  150  =  372 

7,280  x  2  =  14,560  *  150  =  97 

2,227  x  3  =  6,681  -°150  =  45 

2,992  x  5  =  14,960  r  150  =  100 
BRA  Planning  Dept.  estimate  based  on 

existing  use  (Boston  Edison  Co.  transformer 

and  attendant  uses)  50 
BRA  Planning  Dept.  estimate  based  on 

existing  use  (hotel)  10 

5,396  x  3  =  16,188  -  150  =  108 

14,000  x  8  (new  bldg.)  =  112,000  f  150  =  747 

Subtotal  1530* 

BRA  Planning  Dept.  estimate  based  on 

Parcel  C-4,5,6  proposal  (<*)  200 

BRA  Planning  Dept.  estimate  based  on 

existing  uses  (Shubert  Theater  and 

restaurants)  20 

BRA  Planning  Dept.  estimate  based  on 

existing  use  (hotel)  100 

16,500  x  1  =  16,500  f  150  =  110  +  5(e)         115 

Subtotal   435 

BRA  Planning  Dept.  estimate  based  on 

Parcel  P-15  proposal  (<*)  5 

BRA  Planning  Dept.  estimate  based  on 

Parcel  R-5  proposal  ^^  10 

Subtotal    15 


Area  total   1980 


Area  V 


Employees 

27,700  x  8  (new  bldg.)  =  221,600  7  150  =     1477 

Subtotal  1475* 

BRA  Planning  Dept.  estimate  based  on 

existing  use  (Wilbur  Theater)  10 
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BRA  Planning  Dept.  estimate  based  on 

existing  use  (Music  Hall  Theater)  10 

BRA  Planning  Dept,,  estimate  based  on 

existing  use  (Metropolitan  Office 

Building)  1200 

Subtotal 

Tufts-New  England  Medical  Center  (f) 

Subtotal 

Don  Bosco  Catholic  Technical  High  School ^a' 

Subtotal 

BRA  Planning  Dept.  estimate  based  on 
Parcel  P-13/R-4  proposal  ^°-' 

Subtotal 


Area  total 


Area  VI 


7,309  x  15  =  109,635  -  150  = 
9,650  x  11  =  106,150  i  150  = 
Saint  James  Church  ^a' 


Subtotal 
(f ) 


1220 
1395 

1395 
100 

100 

55 

55 

4250** 

Employees 

730 

708 

15 

1455* 
2100 

Tufts-New  England  Medical  Center 

Subtotal    2100 

BRA  Planning  Dept.  estimate  based  on 

Parcel  R-3,  3a  proposal  [a>  10 

Subtotal      10 


) 


Area  total  3570** 

Area  VII  Employees 

11,819  x  8  =  94,552  f  150  =  630 

Tufts-New  England  Medical  Center 'f'  34  5 

Subtotal  975 

Tufts-New  England  Medical  Center  <f)  345 

Subtotal  345 

17,685  x  8  =  141,480  f  150  =  943 
BRA  Planning  Dept.  estimate  based  on 

Parcel  R-l  proposal     .  1 

Chinese  Christian  Church  ^a'  2 

Subtotal  945* 
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BRA  Planning  Dept.  estimate   based  on 
Parcel  P-l  proposal  (d) 


Subtotal 


BRA  Planning  Dept.  estimate  based  on 

Parcel  R-2 ,  2a  proposal  *d'  15 


Subtotal      15 


Area  total    2290** 


Grand  total  24,680 


Summary 


Area 

I 

6,060 

Area 

II 

3,240 

Area 

III 

3,290 

Area 

IV 

1,980 

Area 

V 

4,250 

Area 

VI 

3,570 

Area 

VII 

2,290 

Total        24,680 
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Sources 


2, 
3, 


Estimates  for  existing  and  proposed  office 
buildings  and  for  garment  industry  buildings  were 
derived  by  the  following  formula;   ground  floor 
area  x  number  of  floors  or  maximum  floor  area 
ratio  (FAR)  as  provided  in  the  zoning  code  = 
total  floor  area  *  150  square  feet  per  employee, 
a  standard  established  in  the  building  code  = 
total  number  of  employees. 

Direct  inquiry  of  certain  organizations. 

Boston  Redevelopment  Authority  Planning  Depart- 
ment estimates  based  on  existing  and  proposed 
developments. 


Maps  showing  detailed  data  are  on  file  at  the  Boston 
Redevelopment  Authority  South  Cove  site  office, 
260  Tremont  Street,  Boston. 


Footnotes 


*Subtotal  rounded  to  the  nearest  5. 

**Total  rounded  to  the  nearest  10. 

(a)   Direct  inquiry. 

<<b)   Direct  inquiry  for  total  enrollment,  employment,  etc.  at 

the  University  of  Massachusetts.   See  Appendix  E  for  detailed 

breakdown  of  figures. 

(c)  The  floor  area  ratio  is  assumed  to  be  less  than  the 
permitted  maximum  for  future  buildings  because  of  the  lower 
heights  of  surrounding  development . 

(d)  Refer  to  following  list  of  proposals  for  development 
parcels s 

Parcel  C-9  -  gasoline  station 

Parcel  C-3  -  office,  retail,  and  motel  uses 

Parcel  C-3a,  3b  -  retail  uses 

Parcel  R-7a,  7b  -  housing  and  retail  uses 

Parcel  C-4,5,6  -  motel  and  retail-office  uses 

Parcel  P-15  -  Church  of  All  Nations 

Parcel  R-5  -  housing 

Parcel  P-13/R-4  -  new  Quincy  School,  housing, 

and  community  facilities 
Parcel  R-3,  3a  -  housing 
Parcel  R-l  -  housing 
Parcel  P-l  -  Chinese  Consolidated  Benevolent 

Association  of  New  England 
Parcel  R-2,2a  -  housing  and  retail 

(e)  One  floor  of  the  proposed  development  for  Parcel  C-l 
will  be  in  office  and  retail  use?  an  additional  five  employees 
is  estimated  for  the  operation  and  maintenance  of  the  rest  of 
the  building. 
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(f)   Direct  inquiry  for  total  student  enrollment,  number 
of  patients,  staff,  etc.,  was  made  of  Tufts-New  England 
Medical  Center  (T-NEMC)  Planning  Office.   See  Appendix  F 
for  detailed  breakdown  of  figures.   The  total  T-NEMC 
projected  employment  of  4,185  for  1975  was  roughly  allocated 
among  three  planning  analysis  areas  as  follows;   Area  V, 
1395;  Area  VI,  2100;  and  Area  VII,  690. 
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Appendix  D 

Institutional  Population 

1965  and  1975 

South  Cove 
(Data  as  of  November,  1967) 


1200 

2800 

400 

500 

525 

1200 

145 

700 

1180 

1445 

1965       1975 
I.   Schools  (students) 

University  of  Massachusetts^' 

Lincoln  Elementary *b' 

Don  Bosco  Catholic  Technical  High^c' 

Quincy  Elementary^) 

Tufts-New  England  Medical  Center  ("' 

Total    3,450      6,645 

II.   Hospital  (beds  or  inpatients) 

Tutts-New  England  Medical  Center  <d)       375 830 

Total      375        830 

III.   Churches (c) (average  Sunday  attendance) 

Our  Lady  of  Victories 
All  Nations 
Saint  James 
Chinese  Evangelical 
Chinese  Christian 

Total    3,150      3,150 

(a)  The  University  of  Massachusetts  did  not  establish  its 
Boston  campus  until  the  fall  of  1965.   Its  location  in 
the  South  Cove  is  only  temporary,  and  it  expects  to  be 
at  a  new  in-town  campus ,  the  location  of  which  has  not 
yet  been  decided  upon,  by  1972.   Nevertheless,  the 
University  is  included  in  1975  figures  in  the  event 
that  the  move  to  the  new  campus  is  delayed.   The  1975 
figure  is  average  daily  attendance  rather  than  total 
enrollment.   See  also  Appendix  E. 

(b)  The  1965  enrollments  for  the  Lincoln  and  Quincy  Schools 
were  provided  by  school  officials?  the  expected  1975 
enrollments  are  only  preliminary  estimates  provided  by 
the  Quincy  School  Planning  Team  (Boston  Public  School 
Department  and  Tufts-New  England  Medical  Center  Planning 
Office) . 


1000 

1000 

250 

250 

1600 

1600 

200 

200 

100 

100 
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(c)  Direct  inquiry  of  officials. 

(d)  The  Tufts-New  England  Medical  Center  development 
program  will  not  be  completed  until  1980;  statistics 
for  the  phase  tc  be  completed  in  1975  are  given  in 
this  report.   See  also  Appendix  F. 
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Appendix  E 

University  of  Massachusetts  -  Boston 

Enrollment,  Faculty  and  Other  Employees 

1965  and  1972 
(Data  as  of  November,  1967) 

I.   1965  and  1972  Student  Enrollment  and  Classroom  Distribution 


1965  total  estimated  University  enrollment 
1975  total  University  enrollment 
80%  of  students  on  campus  at  any  one  time 
10%  of  students  on  campus  in  library  (armory) 
60%  of  students  on  campus  in  Gas  Co.  Building 
40%  of  students  on  campus  in  Sawyer  Building 


1,200 
3,500 
2,800 
280 
1,512 
1,008 


Source;   Mr.  Francis  O'Brien,  Planning  Director,  University 
of  Massachusetts,  Boston,  1967. 

II.   1965  and  1972  Faculty  Estimates 

1965  total  faculty  (Is  15  teacher-student  ratio)  80 

1975  total  faculty  (Is  15  teacher-student  ratio)  233 
Faculty  on  campus  at  any  one  time  (1;15  teacher 

to  students-on-campus  ratio)  187 


Source:   Mr.  Francis  O'Brien,  Planning  Director,  University 
of  Massachusetts,  Boston,  1967. 

III.   Summary ;   University  of  Massachusetts,  Boston,  1965  and 
1972  Population 


Building 


Gas  Co, 
Sawyer 
Salada 
Armory 


Students 


1965   1972 


Faculty 


(a) 


1965   1972 


Other      Total 
Emloyees (k) 
T965   1972   1965  1972 


1200 


1510 
1010 

280 


80 


100 
70 
20 


30 


30 

1310  1640 

20 

i   -   1100 

10 

!   -     30 

20 

300 

Total 
Source 


1200   2800 


80 


190 


30 


80   1310  3070 


Boston  Redevelopment  Authority  Planning  Department 
extrapolations  based  on  data  provided  by 
Mr.  Francis  O'Brien,  Planning  Director,  University 
of  Massachusetts,  Boston,  1967. 
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(a)  The  teacher-student  ratio  was  applied  with  modifications 
according  to  the  nature  of  the  building,  i.e.,  the 
Salada  Building  contains  teacher's  offices;  the  library 
(armory)  has  neither  teachers'  offices  nor  classrooms. 

(b)  Employees  include  administration,  secretaries,  maintenance 
workers,  cafeteria  workers,  etc.  Rough  estimates 
provided  by  the  BRA  Planning  Department. 
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Appendix  F 

Tufts-New  England  Medical  Center 

Staff,  Enrollment;,  and  In-patients 

1965-1980 
(Data  as  of  November,  1967) 

I.   Projection  of  Hospital  Beds 
year  beds 

1965  374 

1970  719 

1975  830 

1980  1030 

Sources   Table  I,  "Increments  in  Hospital  Beds  through  1980 
by  Stages,"  Tufts-New  England  Medical  Center  and 
The  Architects  Collaborative,  July  30,  1965,  from 
unpublished  research  data  at  T-NEMC  Planning  Office. 

II.   Existing  and  Projected  Hospital  Staff  and  Student  Enrollment 

1967  Population 

Hospital  Staff  (including 

research  staff)  1,926 

University  staff  1,726 

All  students  1,182 


Total  4,834 

22%  increase  (by  1980)  5,897 

Sources   Unpublished  research  data  compiled  by 

Mrs.  Elizabeth  Hogg,  Tufts-New  England  Medical 
Center  Plannina  Office,  1967. 

III.   Existing  and  Projected  Medical  and  Dental  School  Enrollment 

1967  freshman  dental  class  100 

1967  freshman  medical  class       119 

1967  total  enrollment  342 
1975*freshman  dental 

class  125 
197 5* freshman  medical 

class  150 

Sources   Academic  catalogue  and  unpublished  data,  Tufts-New 
England  Medical  Center  Planning  Office,  1967 

*The  medical  and  dental  schools  are  not  expected  to  increase 
in  size  beyond  1975. 

-57- 


IV.   Summary;   Tufts-New  England  radical  Center  Population 

1965   1970  1975  1980 

Eosoital  staff                  1925)*   „  _,„  .„__ 

University  staff                1725)  3920  4185  4455 

Medical  and  Dental  'students       850 <a) 975  1100  1100 
Post  graduate  and  other 

students                       330 <a> 345  345    345 


Subtotal  4830   5240   5630   5900 

Beds  (in-patients) (b)  375    720    830   1030 

Total  5205   5960   6460   6930 

out-patients  (annual  visits)    70,000    -    -   200,000 
dental  patients  (annual        80,000    -     -    90,000 
visits) 

Source?   Boston  Redevelopment  Authority  Planning  Department 
extrapolations  based  on  data  in  I,  II,  and  III, 
above,  provided  by  Tufts-New  England  Medical  Center 
Planning  Office,  1967. 

*A11  figures  rounded  to  nearest  5. 

(a)  Medical  and  dental  school  enrollments  together  were 
subtracted  from  the  figure  (1,132)  for  "all  students'"  in 
item  II  above,  to  get  the  enrollment  for  post  graduate  and 
other  students . 

(b)  It  was  assumed  that  the  maximum  number  of  in-patients 
equalled  the  number  of  beds.   However,  the  average  number 
of  in-patients  is  estimated  to  be  80%  of  bed  occupancy, 
according  to  Tufts'  Planning  Office. 
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202  0    0  53 


